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1 STATEMENT OF KIND, NUMBER AND LOCATION OF
PROPOSED PUBLIC WORKS

The City of Whitewater proposes the creation of Tasremental District No. 8 (the

“District”) under authority of Wisconsin Statute@en 66.1105 primarily to promote the
orderly development of the city. The constructainstreets and utilities are needed in
order to provide incentives for industrial, commar@and residential mixed-use growth,
as well as to stimulate private sector developménbughout the TID. The new

development, which will occur as a result of thejgcts undertaken within the District
boundaries, will provide the City with additionadxt base and provide employment
opportunities.

The following is a list of public expenditures thie City expects to implement in
conjunction with the District No. 8. Any costs elitly or indirectly related to the public
works are considered “project costs” and are dhkgilo be paid with tax increment
revenues of the District.

Street Construction, Improvements, Amenities&R@cquisition $2,542,000
Water and Sanitary Sewer Extensions 1,2000
Land Acquisition 4,560,000
Development Incentives 2,000,000
Site Grading/Development 400,000
Rail Spur Construction 200,000
Administration City/CDA 500,000
Total $11,292,00¢

With all projects, the costs of engineering, desigarvey, inspection, materials,
construction, restoring property to its originahddion, legal and other consultant fees,
testing, environmental studies, permits, updatinty ©f Whitewater ordinances and
plans, judgments or claims for damages, and ottgreses are included as project costs.

In the event any of the public works projects apné nreimbursable out of the special tax
increment finance fund under Wisconsin Statute i®&ed6.1105, in the written opinion
of nationally recognized bond counsel retained ly City of Whitewater for such
purpose or a court of record so rules in a findkeorthen such project or projects shall be
deleted here from and the remainder of the projeet®under shall be deemed the
entirety of the projects for purposes of this Pebflan (this “Plan”).

The City of Whitewater reserves the right to implement only thos projects that
remain viable as the plan period proceeds.

Project costs are any expenditures made, estimatbd made, or monetary obligations
incurred or estimated to be incurred, by the Citgl autlined in this Plan. To the extent
the costs benefit the City of Whitewater outside Dnstrict, a proportionate share of the
cost is not a project cost. Costs identified iis tAlan are preliminary estimates made



prior to design considerations and are subjecth@nge after planning is completed.
Proration of costs in the Plan are also estimates subject to change based upon
implementation, future assessment policies and feseadjustments. Project costs will
be diminished by any income, special assessmerather revenues, including user fees
or charges.

2 EQUALIZED VALUE TEST

The following calculations demonstrate that the yCis in compliance with
$5.66.1105(4)(gm)4c. Wis. Stats., which requires the equalized value of the proposed
Tax Incremental District No. 8 plus the value of alher existing Tax Incremental
Districts (“TID’s”), does not exceed 12% of theabequalized value of taxable property
within the City.

STEP 1: Calculation of Maximum Equalized Property Value Alowed Within Tax
Incremental Districts in the City of Whitewater

Equalized Value Maximum Allowable TID
(as of January 1, 2007) Property Value
$ 574,940,700 x12% $ 68,992,884

Date of Analysis:

STEP 2: Calculation of Equalized Property Value Currently Located and Proposed
to be Located within Tax Incremental Districts.

Br2r2007
City of Whitewater
129 Statutory Test for Creation of TID #8
2008 Total Ecualizad Walustian (TID-In) FET A B0, 700 1000005
12% o Total Equalized Valustion [TID-k) EEE 82, R0 12.00%:
Total 2006 TID ncrernant £85 104 100 11.82%
Aemaining Capacity’ Befora TID Creation $3,08¢. 734 0585
Estimated TID #B Equalized Vaua sz f 1707 M 114,185 0. 02%
Remaining Capaciy After TID Creation §3,/67 529 056 %

The equalized value of the base of the proposedBw:8, plus the value of all other
existing Tax Incremental Districts within the citgtals $65,225,285. This value is less
than the maximum of $68,992,884 in equalized vithaeis permitted for the City of
Whitewater. The City is therefore in compliancehathe statutory equalized valuation
test and may proceed with this District.



Date of Analysis: 8/2/2007

City of Whitewater

Tax Incremental District 8 -- Jefferson Courty
Tests for Mixed-Use TID Requirernents

TEST 1: TEST MET:
The egualized valus of the district plus the value increment of all existing districts Yas
doeg not exceed 12 percent of the total equalized valua of the city,
ANBLYSIS
2006 Total Equallz ed Valuation (TI0- ) $ET4, 840,700 100 O0RG
129 of Tetal Equalized Valuation (TID-n) PEO.GEEERL 12000
< {2%
Teeal 2006 TID Incremant fESA0E 100 11825
Estimated Equalized Value of new TID as of 1/107 @ $119,185 0.'31259‘;./’}
Tzl Valuation including new TID BEAZF6 RS 11245
Estimated Remaining Capacity after new TID $3.767.509
TEST 2: TEST MET:
Mewly platted residentil portion is limited to no mora than 35% of the area of the TID. Yas
ANALYSIS < 3% |
Acraage of TID 475,20 100 00
Acraage of Proposed Mawly Plattad Besickntial Portion .00 2085
TEST 3: TEST MET:
At least 505 of the [and within the TID must be suitable for ot least 2 of tha following uses: Yes
-Comme rcial
=industrial
-Residential
W Commersial, rdustial an
Acraage of 11 ATE 20 1 00000 Residertial is
Acreage of Commearcizl Partion 967 203% 2 0% of |zhd srea
Acraage of Industrial Pertion 44158 92 TG
Acraage of Reskdantial Portion 2500 525 //
Tetal of Resicential and Comme cial 478 20 100 00RG
TEST 4: TEST MET:
Project costs for newly platted residential arsa provide that one of the following applies: Yas

-Housing density of at least 2 units peracra
-Location in a "consermtion subdivision”
-Located in a "traditional neighborhood devalopment”

ANALYSIS ‘ = Junils per acre I

Acraage of Heslkdantial Partian g,90
Liritz planned in resldential developmean 45
Lirits par Aora 455

(1) Analysis 12 based on City of Whitewater's Proposed TID Land Uae & Projected Land
WValue Analysiz prepared by Walworth County Economic Developmert Alfarce, ne,
(7 Egtimated 17907 Ecuallzed Valug, par City

Praparsa by Rt W, Bard 8 G, fecomarsisd Simuniopaiha sluhdawedsr gr wil il naw summ e i mded use tasts whitawstarop Q8010 Tl F 22007



3 ECONOMIC FEASIBILTY STUDY

The City of Whitewater is located in both Jeffersmmd Walworth County and is a
community of approximately 14,000 in population.

The charts and exhibits on the following pages destrate that the City will be able to

obtain the funds necessary to implement the updateldamended projects in the Plan
and that the revenue from the District will be st to pay for them. Charts | and Il

on the following pages project, respectively, the/'€ equalized value, and the full faith

and credit borrowing capacity of the City. Citpdncial advisors, Robert W. Baird and
Company have provided equalized valuation projestilbased upon the following

methodology:

In addition to general obligation bonds, the Cigynaéssue mortgage revenue bonds to be
repaid from revenues of the sewer and/or wateesyst including revenues paid by the
City that represent service of the system to thg.CiThere is no statutory nor
constitutional limitation on the amount of revenb@ends that can be issued, however,
water rates are controlled by the Wisconsin PuBkevice Commission and the City
must demonstrate to bond underwriters its abibtyepay revenue debt with the assigned
rates.

Special assessments may be levied against benpfidperties to pay part of the street,
curb, gutter, sewer and water extension costs. dityecan issue special assessment B
Bonds pledging revenues from special assessmetallinants to the extent assessment
payments are outstanding. These bonds are nottezblagainst the City’'s general
obligation (“G.0.”) debt limit.

The City also has the authority to issue Lease Reveéonds through a Community
Development Authority (“CDA”) should this financingvehicle be useful in
accomplishing the objectives of the Plan. Theskgations are secured by lease
payments to be made by the City and are not colagauhst the City’s G.O. debt limit.

Based on the economic characteristics and thedingmesources of the City, all projects
outlined in this Plan can be financed and are fé@si



DEVELOPMENT ASSUMPTIONS

The following development projections have been enlaygl the City in consultation with
the Walworth County Economic Development Alliane¢GEDA).

The preceding cash flow pro-forma analysis by RoWérBaird and Company reflects
(1) the WCEDA projection based upon maximum devalept build-out given current

City zoning requirements and (2) the minimum reegiincrement to make the proposed
TID cash flow.
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WALWORTH COUNTY
ECONOMIC DEVELOPMENT ALLIANCE, INC

PROJECT: CITY OF WHITEWATER, PROPOSED TID DISTRICTS

District: 8- Recommended TIF Classification- Mixed Use

General Comment: Approximately 33% of the proposed TID is in a floodplain
Parcel’ Current Allowed Developable
Parcel # Acres Zoning Uses Acres _ Comment
Apprceimataly 15% of the parcal |a floodplain
262-0616-34 23-002 54446 M1 Manufaciuring ey | Zoning: ko changs In zaning
Diarelty: 1,208,235 6.1 of dewa ]
Approeimataty 25% of parcal |8 Noadplaln
004-0516-2311-000 8.023 A Agricutura a.18 Fonng: Changezoning ta M1
Darelty: 256 7657 6.1, of dewalopable space
40 A Agricutiura 24 Foning: Changazoning ta M1
004-0615-2844-000 — Danelty: 26,080,660 5.1 of deve ble
21,585 A Agricuture 130 Zonng: Ghange zoning ta ki
004-0516-3314-000 Deanelty: B6E 715 6.1, of davalopable space
Approeimataly 0% of parcal |8 Noodplaln
004-051B-24 22-000 9.658 A Agrcutura 3.5 Foning: Changazoning ta B2 end'ar B3
Darelty: 168,141 6.1. of devalopablke space
Approeimataly 25% of parcal B Noodplain
004-051E-2421-000 3812 A Agricutiura 1715 Zonng: Changazoning ta M1
Derelty: 747 054 6.1 of devalopable space
Approelmataly 40°% of parcal | Aoadplaln
004-0516-24 24-000 16.286 A Agricutiura 5.05 Foning: Changazoning ta M1
Darelty: 254 826 6.1. of devalopable space
Approeimabaty 23% of parcal B Noadplaln
004-0516-2413-000 25 A Agrcutura Ban Fonng: Ghangazoning ta A1
Derelty: 421 244 5.1 of devalopable space
Approelmataly 25% of parcal | Noadplaln
004-061E-2412-000 20,903 A Agricutiura 17.53 Foning: Changazoning ta M1
Darelty: 762607 6.1. of devalopable space
Approeimabaty 75% of parcal B Noadplaln
004-0516-2414-000 20.56 A Agrcutura 208 Fonng: Ghanga zoning ta M1
Derelty: 134,165 6.1. of developable space
ApprElmaElaly s of parcel | feodplEn
004-0616-2411-000 29.662 A Agricutiura 14.18 Zoning: Changa zoning ta M1
_ Dty 617 620 & 1. of developabls
26,567 A Agncuturg 16 Zonng: Ghanga zoning 1o ki
004-061B-2842-000 Danzlty: 696 960 &.1. DTI:IE'(EI?EBJ:IIEI space
40 A Agriculiura 24 g Ghangazoning
004-0616-2841-000 Darelty: 1 045440 8.1, of dewalopabla spa
Approeimataty 40°% of parcal B Noadplaln
0d-061 5-2843-001 26,668 A Agricutura B.BR Fonng: Changazoning ta M1
Darelty: 417 740 6.1, of dewalopablke space
2 5 | e ] IT0E ) Agncunore b O Change
Darelty: 1,151,291 6.1 of dewa & Bpace
R L e 4 L3 ARpncanure ] 0. Change
Darelty: 142,744 6.1, of devalopable space
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4 DETAILED LIST OF PROJECT COSTS

A detailed listing of the projects that the Cityynandertake within the proposed TID is
found below. All costs are based on 2007 pricesaar preliminary estimates. The City
reserves the right to increase these costs tocteihdlationary increases and other
uncontrollable circumstances between 2007 anditie ¢f construction. The City also
reserves the right to increase certain projectsctusthe extent others are reduced or not
implements, without amending the Plan. The taxement allocation is preliminary and
is subject to adjustment based upon the implementaf the Plan.

It is important to note that this Plan is not meant to be a budget, nor an
appropriation of funds for specific projects, but aframework with which to manage
projects. All costs included in the Plan are estiates based on best information
available. The City retains the right to delete pojects or change the scope and/or
timing of projects implemented as they are individally authorized by the City
Council, without further amending this Plan.

Street Construction, Improvements, Amenities and wIRo $2,542,00(
Acquisition
Water and Sanitary Sewer Extensions $10P80,
Land Acquisition $4,560,000
Development Incentives $2,000,000
Site Grading/Development $ 400,000
*Administration City/CDA $ 500,000
Total $11,292,00(

* NOTE: The City has estimated normal administtatcosts of $25,000 for each year
that the proposed TID will beeixistence (20 years).
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5 ADESCRIPTION OF THE METHODS OF FINANCING
AND TIME WHEN SUCH COSTS OR MONETARY
OBLIGATIONS RELATED THERETO ARE TO BE
INCURRED

PLAN IMPLEMENTATION

Projects identified will provide the necessary epaaited governmental services to the
proposed TID area. It is anticipated these impnmmmts will be made in 2008 and in

subsequent years. However, public debt and experdishould be made at the pace
private development occurs to assure incrementfiscient to cover expenses. The

order in which public improvements are made shdddadjusted in accordance with

development and execution of developer agreeméitts. City reserves the right to alter

the implementation of this Plan to accomplish tibgective. In any event, all additional

project costs are to be incurred within the pespdcified in Section 66.1106(6)(am) of

the Wisconsin Statutes.

It is anticipated developer agreements between th@ity and property owners will be

in place prior to any major public expenditure. These agreements will provide for

development guarantees or a payment in lieu ofldpaeent. To further assure contract
enforcement these agreements might include levgihgpecial assessments against
benefited properties.

The order in which public improvements are made shold be adjusted in
accordance with development and execution of dev@er agreements. The City
reserves the right to alter the implementation of his Plan to accomplish this
objective.

Interest rates projected are based on current meadkelitions. Municipal interest rates
are subject to constantly changing market condstiom addition, other factors such as
the loss of tax-exempt status of municipal bondsroadening the purpose of future tax-
exempt bonds would affect market conditions. Aktuderest expense will be
determined once the methods of financing have Bpproved and securities issued.

If financing as outlined in this Plan proves unworlable, the City of Whitewater

reserves the right to use alternate financing soluins for the projects as they are
implemented
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6 ESTIMATE OF ADDITIONAL TERRITORY TO BE
DEVOTED TO RETAIL BUSINESS

Pursuant to Section 66.1105(5)(b)(6)(am)1 of thesddinsin State Statutes the City
estimates that less than 10% of the territory withie District might be devoted to retalil
business at the end of the District’s maximum exiene period.

7 ADDITIONAL TERRITORY — ANNEXED PROPERTY

All of the properties proposed for inclusion wittime District were annexed by the City
on or after January 1, 2007. To satisfy the regménts of Section 66.1105(4)(gm)1 Wis.
Stats., the City pledges to pay the Town of Coldri§ys (Jefferson County) for the next
five years an amount equal to the property taxegdeon the annexed properties by the
Town at the time of the annexation.

8 ALIST OF ESTIMATED NON-PROJECT COSTS

Anticipated construction by private parties witlihre proposed TID is not available at
this time.

9 PROPOSED CHANGES IN ZONING ORDINANCES

The City of Whitewater anticipates that a portidnttee proposed TID will be rezoned
prior to development. No other changes in the mprrdinances are anticipated by the
City of Whitewater at this time.

10 PROPOSED CHANGES IN MASTER PLAN, BUILDING
CODES AND CITY OF WHITEWATER ORDINANCES

It is expected that this Plan will be compliment&mythe City’s Master Plan. There are
no proposed changes to the building codes or @hgrof Whitewater ordinances for the
implementation of this plan.
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11 RELOCATION

No relocation of residents and/or businesses isga®d in conjunction with this Plan.

12 ORDERLY DEVELOPMENT OF THE CITY OF
WHITEWATER

Development of the proposed Whitewater Tax Increrdestrict No. 9 will contribute to
the orderly development of the City by providing thpportunity for continued growth in
tax base, job opportunities, commercial developraedthousing.
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13 PRELIMINARY PARCEL LIST FOR INCLUSION IN
PROPOSED WHITEWATER TID NO. 8
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14 MAP SHOWING EXISTING USES AND CONDITIONS
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15 MAP IDENTIFYING THE DISTRICT BOUNDARIES
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16 MAP SHOWING PROPOSED PROJECTS &
IMPROVEMENTS
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17 OPINION OF ATTORNEY FOR THE CITY ADVISING
WHETHER THE PLAN IS COMPLETE AND COMPLIES
WITH WISCONSIN STATUTES, SECTION 66.1105
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